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Housing - A stated Preferences Approach

Dr. Ing. Wolfgang Rid, Chair of Housing and Housing Economy; Munich Technical University

Ex. (1): High Land Consumption

Problem under investigation - Solutions?

Ex. (2): CO2 Emissions through Buildings (Germany, 2004)

Heating 129 Heating 54
Warm Water 23 Warm Water 13

Priv. Housholds Real Estate Industry Real Estate

Light 6 Light 13

Electronics 48 Process Energy 20
Else 2 Machinery 16

Total 208 Total 133

Quelle: McKinsey&Company, 2007; Institut der deutschen Wirtschaft Köln, 2008
(numbers in thousend tons)

Cooling / Air Cond. 17
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Focus of investigation – Situation

Ex. (1): Housing Investment Structure in Germany

Market Share of Sustainable New Housing Developments
(Germany 2005)

Solution: “Sustainable Housing 
Development”

About  5 – 10 % Market Share Only

(S k i dl d )

Standard Housing 
Development

(Source: www.oekosiedlungen.de)

Focus of investigation – Situation

Ex. (2): Housing Investment Structure

Structure of Investments in Housing: 353.000 New Housing Units
(Germany 2005)

139.000

112.000
Buildings

Priv. HH
Government / 
Housing Companies

251.000 Units 
(~70 %)

112.000 Units

Appartm.

Private Households are the main investors into housing development
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Research Approach

Housing Investment Structure in Germany

€€€€€€€€€€

“The pattern of urban development is the result of numerous individual decisions.”
(T. Sieverts: “Die Zwischenstadt”; 2005)

Private Households are the main investors into housing development:

Research Approach

Hypotheses (1): 
Low “Green Housing” (Supply) reflects “Green Thinking” (Demand)
(vgl. Fuchs, O. und Schleifnecker, T.; 2001)

€€€€€

€

Hypotheses (2): 
More “Green Housing” (Supply) although low “Green Thinking” (Demand)

?€€€€€
?? “Appropriate Mix of 
Sustainable and Standard 
Housing Concepts ??
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Housing Development - Operational Definition
The Internet Questionnaire: Housing Model (example)

Visualisation

•

•

• Internal transport development (streets)

• Centre (no centre)

•

• Quality of green spaces (low)

•

•

Density (low)

Text:

•

• Technical installations for resource protection-

R t ti f i l l

• Frequency of local transportation (low)

• -

• Representation of social classes

• Costs

•

•
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The Internet Questionnaire: Choice Based Conjoint

• Multivariate problem Interviewee makes choices between alternatives

• Construction (probabilistic) :

(1) Method: Research on Choice – The Discrete Choice Experiment

(1) U: Utility 

(2) V: Vector of attributes

(3) e: Error: (probabilistic element)

(4) Analysis: Discrete Choice Models( ) y

(5) Output: Part worth utilities for each attribute 

• Attributes of „Sustainable New Town Planning“:

- Density of the planning solution
- Quality of the green 

- Central place/shopping facilities

- development (motor vehicles/assembly parking)

- Frequency of public transport

- Sustainable technical solutions 

- Social structure of the inhabitants

- Costs of the planning solution
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(2) Method: Choice Model Output
Latent Gold Choice Output

(1) Findings: 

“Environmentalists”: 20 % of sample

Q alit

Technical 
environ.

Ho sing Model

0,20

0,40

0,60

Density
Quality 
Green 
Spaces

Center
Internal
Infra-
structure

Local 
Transport

Protection 
(e.g. solar 
panels)

Social 
Mixture

Costs
Housing Model 
Concepts:

+

-0,60

-0,40

-0,20

0,00

,

Preferences

-
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(2) Findings: 

“Non - Environmentalists”: 80 % of sample

Q alit

Technical 
environ.

Ho sing Model

0,40

0,60

Density
Quality 
Green 
Spaces

Center
Internal
Infra-
structure

Local 
Transport

Protection 
(e.g. solar 
panels)

Social 
Mixture

Costs
Housing Model 
Concepts:

+

-0,40

-0,20

0,00

0,20

Preferences

-0,80

-0,60-

DSS „frontend“
(3) Findings: DSS based on Chocie Model Results
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Under which cirumstances would private households accept to live in a
higher density built environment? 

Design of sustainable town planning  - AND - mantain high acceptance

(1) Conclusion

Conclusion (1): “Green Thinking” (Demand) not reflected by “Green 

€€€

( ) g ( ) y
Building (Supply)

€€€
?? Reason?? (Market Barrier…)

20 %sample size instead 
of 5 % market share!
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(2) Conclusion

Conclusion (2): Even “Non-Environmentalists” would accept to live in ( ) p
higher density built environments – provided the “right” mix of planning 
concepts

!€€€€€
!! “Appropriate Mix of Sustainable 
and Standard Housing Concepts!!

!

(3) Conclusion

1 High latent demand – low supply: Support local planning authorities with 
information on demand side 

2 Traditional regulative planning tools (regional planning, communal 
t l i ) d t t il t i t l t d t d I t tmaster planning) do not react easily to societal trends trad. Instruments 

should be expanded to include social sciences methods to develop 
strategies

3 High latent demand – low supply: Support Real Estate developers with 
information on demand side

4 Green spaces and social infrastructure are crucial elements for less 
(land-)consumptive housing developments employ landscape planners 
and urban planners (interdisciplinary)

5 KfW loans to be readjusted (plus 500 Mio. Euros in August 2008) first 
evidence of latent demandevidence of latent demand

6 Apply more instruments to reduce land consumption, e.g. mandatory 
obligation to compensate for environmental impact (federal German 
building code) instruments of nature conservation to reduce land 
consumption in housing (significant effects in Bavaria)


